
 

CITY OF NEWPORT BEACH 
PLANNING COMMISSION STAFF REPORT 
June 7, 2012 
Agenda Item _ 
 
SUBJECT: Mariner’s Pointe - (PA2010-114) 
 100 – 300 West Coast Highway 

 
� Architectural and Landscape Review 
� Substantial Conformance Review 

 

APPLICANT: VBAS Corporation 

PLANNER: Jaime Murillo, Associate Planner 
 (949) 644-3209, jmurillo@newportbeachca.gov 
 
 
PROJECT SUMMARY  
 
On August 9, 2011, the City Council approved the Mariner’s Pointe project, a 19,905-
square-foot commercial building and a three-level parking structure.  As a condition of 
project approval, the applicant is required to submit final architectural and landscaping 
plans for review and approval by the Planning Commission. The applicant is also 
requesting review of proposed revisions to the building design, which include minor 
increases in height to various tower elements of the parking structure and the addition 
and expansion of rooftop mechanical equipment enclosures.  
 
RECOMMENDATION  
 
1) Conduct a public meeting; and 
 
2) Adopt Resolution No. ____ (Attachment No. PC1) approving the final architectural 

and landscaping plans for the project, and find the changes in the design to be in 
substantial conformance with the project design approved by Site Development 
Review No. SR2010-001 and Conditional Use Permit No. UP2010-024.  
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VICINITY MAP 

 
GENERAL PLAN ZONING 

  

LOCATION GENERAL PLAN ZONING CURRENT USE 

ON-SITE  General Commercial 
(CG) 

Commercial General 
(CG) Vacant  

NORTH Single Unit Residential 
Detached (RS-D) 

Single Unit Residential 
(R1) Single-unit residential dwellings 

SOUTH RS-D R1 Single-unit residential dwellings 

EAST Recreational and Marine 
Commercial (CM) 

Castaways Marina 
Planned Community (PC- 

37) 
Construction staging  

WEST CG CG Commercial retail buildings 
 
  

Project Site 
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INTRODUCTION 
 
Background 
 
On August 9, 2011, the City Council approved the Mariner’s Pointe project, a 19,905-
square-foot commercial building and a three-level parking structure on a 0.76-acre site 
located at the northwest corner of the intersection of West Coast Highway and Dover 
Drive. The exact tenant mix was unknown at the time of approval; however, it was 
anticipated two large restaurants (9,557 square feet) would serve as anchor tenants, 
with the remaining square footage to be used for retail (8,651 square feet) and medical 
office uses (1,697 square feet). The project included the approval of the following 
applications: a General Plan amendment; Zoning Code amendment; site development 
review; conditional use permit; variance; parcel map; and traffic study. As conditions of 
approval for the project, the applicant was required to submit final architectural and 
landscaping plans for review and approval by the Planning Commission to ensure the 
high level of architectural detail and landscape improvements are incorporated into the 
final construction drawings. City Council Resolution No. 2011-86, including conditions of 
approval, is included as Attachment PC2 and the City Council hearing minutes are 
included as Attachment PC3.  

 
DISCUSSION 
 
Architectural Review 
 
Condition No. 4 reads as follows: 
 

Prior to the issuance of building permits, the final building elevations and roof plan of the final 
architectural plans for the commercial building and parking structure shall be reviewed and approved by 
the Planning Commission to ensure that the high level of architectural detail and treatments illustrated on 
the approved conceptual plans is implemented and incorporated into the final construction drawings for 
building permit issuance. The specific colors and materials (including roof colors and materials), window 
and door specifications, lighting specifications, and any other information deemed relevant by the 
Community Development Director shall be submitted to the Planning Commission for review and 
approval. Any substantial changes to the approved final architectural plans shall require approval by the 
Planning Commission.  

 
In accordance with the above condition, the applicant has prepared final architectural 
plans for the review and approval by the Planning Commission. The plans include 
architectural sheets of the floor and roof plans, building elevations and sections; lighting 
plans and details; and select civil engineering sheets (Attachment PC4). To assist with 
the review of the plans, the applicant has also provided colored renderings of the 
elevations and roof plan, and a colors and materials exhibit (Attachment No. PC5). For 
reference, the approved conceptual plan is included as Attachment No. PC6.   
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Although minor adjustments have been made to the building elevations, the proposed 
final plans implement the principal architectural elements and high level of detail that 
was illustrated in the approved conceptual plans. The elevations include balconies, 
tower features, awnings, ornamental windows and railings, cornices and moldings, 
stone veneer, ornamental lighting fixtures, and variation in building elevations.  To 
reduce the overall mass of the building and to enhance its visual quality, the design 
utilizes several vertical and horizontal offsets, includes variation in height through the 
use of entry and corner tower elements, and utilizes multiple materials and colors. 
Additional architectural enhancements have also been added; for example, the 
openings within the main tower element of the parking structure have been covered with 
decorative metal screen that will conceal vehicles accessing the parking structure 
ramps and interior lighting. It also provides an additional layer to the wall plane with 
accent lighting that increases visual interest. 
 
The proposed final plans also maintain the clean roof design with all mechanical 
equipment screened from view within equipment enclosures to enhance the aesthetics 
of the roof as viewed by the resident’s above. The final design for equipment enclosures 
will not include a solid roof cover due to the need for ventilation; instead, the enclosures 
are covered with metal grate panels with closely spaced openings that completely shield 
the equipment when viewed at an angle (see Sheet ASK-01 of Attachment PC4). The 
flat portions of the roof are proposed to be constructed with materials that meet required 
“cool roofs” standards for energy efficiency, but will be tan in color to reduce glare. Also, 
a portion of the parking structure roof that consisted of wood trellis has been replaced 
with solid roof to provide increased screening.  
 
Project lighting is illustrated in Sheets LTG000 through LTG202 of Attachment PC4 and 
fixture cut sheets are included as Attachment PC7. The lighting plans illustrate that all 
exterior lighting fixtures have been designed, shielded, aimed, or located to shield 
adjacent properties and to avoid excessive light and glare inconsistent with the project 
conditions of approval and the outdoor lighting standards of the Zoning Code. The 
cupola and tower feature located at the southeasterly corner of the building includes 
accent lighting around its perimeter; however, lighting has been eliminated from the 
interior and rear of the feature to avoid unnecessary lighting that could impact 
residences above. As required by Condition No. 51, an evening inspection will be 
performed by Code Enforcement staff to confirm control of all light sources prior to final 
occupancy of the building.  
 
 Landscaping Review 
 
Condition No. 20 reads as follows: 
 

Prior to the issuance of building permits, the final landscape and irrigation plan, prepared by a licensed 
landscape architect, shall be reviewed and approved by the Planning Commission to ensure that the 
landscaping improvements illustrated on the approved conceptual plan are implemented and 
incorporated into the final construction drawings for building permit issuance. These plans shall include 
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specifications and details for all hardscape, water features, plant materials, planting sizes (including 
heights, box size, trunk diameters, etc), and growth characteristics. Any substantial changes to the 
approved final landscape plan shall require approval by the Planning Commission. 

 
In accordance with the above condition, the applicant has prepared final landscaping 
plans for the review and approval. The plans include specifications and details for all 
hardscape, water feature, plant materials, plant sizes, and irrigation (Attachment PC8).  
 
The approved conceptual landscape plan (Attachment No. PC9) included extensive 
decorative paving, a 280-square-foot water feature, and approximately 3,700 square 
feet of planter area that included a variety of plant materials. The final proposed 
landscaping includes minor revisions. Overall planter area has been reduced from the 
approved conceptual plans to approximately 2,460 square feet due to increased 
decorative paving and an enlarged water feature area of 598 square feet. The plan 
continues to implement the landscape requirements of the Mariner’s Mile Strategic 
Vision and Design Framework by providing the minimum four-foot-wide planter area 
with continuous hedge and palms. Despite the reduction in planter area, the plans 
maintain a variation of ornamental groundcover, vines, shrubs, and trees to help soften 
and buffer the massing of the parking structure and commercial building from the 
surrounding areas and roadways.  
 
Substantial Conformance Determination 
 
Upon completing the structural drawings for the project, a number of revisions needed 
to be made to the approved conceptual building design. The most significant changes 
include the following: 
 

1. The height of the primary entry elevator and stairwell tower increased from a 35-
foot-high flat roof to a 39-foot-4-inch-high sloping roof to accommodate the 
elevator overrun (see Elevation 1A of Sheet A-201 of proposed final plans). The 
increased height is consistent with Section 20.30.060.D.6 of the Zoning Code 
that allows enclosed elevator shafts and stairwells that exceed 30 square feet in 
area to exceed the height limit provided they include a sloped roof with a 
minimum 3:12 pitch. The architectural finish of the elevator enclosure has also 
been changed from a glass finish to stone veneer with linear glass openings.  
 

2. The height of the tower feature within the main parking structure that extends 
vertically from the retail storefront and covers the ramps increased from a 37-
foot-high sloped roof to a 38-foot-7-inch-high sloped roof (see Elevation 1A of 
Sheet A-201 of proposed final plans). The increased height results from 
increased slab thickness and beam depths within the parking structure and the 
need to provide the minimum vertical clearances for vehicles accessing the third 
level of the parking structure. This feature remains below the maximum 40-foot 
height limit for sloped roofs. 
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3. The height of the western corner tower element of the parking structure 
increased from a 37-foot-high sloped roof to a 38-foot-3-inch-high sloped roof 
(see Elevation 1A of Sheet A-201 of proposed final plans). The increased height 
results from increased slab thickness and beam depths within the parking 
structure and the desire to complement the height of the main parking structure 
tower. This feature remains below the maximum 40-foot height limit for sloped 
roofs. 
 

4. A new 40-foot-high mechanical equipment enclosure was added to the roof of the 
northwesterly corner of the parking structure to house necessary parking 
structure ventilation equipment (see Sheets A-104A and A-203 of proposed final 
plans). Given that parking structure is fully enclosed on three sides, mechanical 
ventilation is required. The ventilation equipment will be equipped with a silencer 
to reduce noise. The height of the new roof-mounted equipment and screening 
enclosure is consistent with Section 20.30.060.D.11 of the Zoning Code that 
allows such improvements to exceed the maximum height limit by up to 5 feet.  
The enclosure will also be finished in stone veneer and is located toward the rear 
of the structure, minimizing its view from West Coast Highway.   
 

5. The mechanical equipment enclosure located on the roof of the rear portion of 
the commercial building has increased in size to accommodate the installation of 
pollution control units to control odors and silencers to attenuate noise from the 
mechanical equipment (see Sheets A-104B, A-204, and M-103B of proposed 
final plans). Also, in order to meet the ventilation needs of the equipment, the 
roof of the enclosure has been designed with metal grate panels instead of a 
solid roof. The panels are removable to accommodate installation and 
maintenance of the equipment. When viewed from the residences above, the 
grates will screen the equipment within the enclosure. Since the equipment will 
not be under a solid roof, a noise assessment was prepared for the project by 
Mestre Greve Associates (Attachment No. PC10). In addition to the mechanical 
equipment system, the noise assessment analyzed the cumulative noise that 
may be generated from the project including the parking structure activity and 
outdoor dining activity. The results of the assessment verified that, with the 
specific mechanical equipment with silencers, the noise generated will be in 
compliance with the City’s noise standards (NBMC Section 10.26).  
 

6. The number of parking spaces provided has been reduced from 150 to 143 due 
to the inclusion of structural columns needed to support the weight of the roof 
over the parking structure. The project was conditioned to provide 150 parking 
spaces as required by the Zoning Code based on the anticipated land use mix, 
including the estimated gross floor area and net public area of restaurant uses. 
Since future restaurant tenants will be required to submit separate use permit 
applications for review and approval, the allowed floor areas and net public areas 
will be limited based on the number of available spaces at that time. The 
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reduction of seven spaces would equate to a commensurate reduction in 
restaurant net public area of approximately 350 square feet.  

 
Environmental Review 
 
The environmental impacts of the project as a whole were analyzed under the Mitigated 
Negative Declaration (MND) that was adopted for the project by the City Council on 
August 9, 2011. The MND was prepared in accordance with the implementing guidelines 
of the California Environmental Quality Act (CEQA), the State CEQA Guidelines, and City 
Council Policy K-3. With mitigation measures and standard conditions of approval 
indicated in the Initial Study and set forth in the Mitigation Monitoring and Reporting 
Program included with the MND, all potential impacts would be mitigated to a less than 
significant level. The changes to the project are minor in nature and do not constitute 
substantial changes to the project that would involve new significant environmental 
effects or result in additional mitigation measures.   
 
Summary 
 
Staff believes that the final architectural and landscaping plans implement the high level 
of architectural detail and landscape improvements illustrated in the approved 
conceptual building plans. Furthermore, staff believes that the proposed revisions in 
building design are consistent with the approval of Site Development Review No. 
SR2010-004 and Use Permit No. UP2010-024, and can be found in substantial 
conformance with the approved plans. The increased height of the three tower elements 
comply with the maximum 35-foot height limit for flat roofs and 40-foot height limit for 
sloping roofs that was approved under Site Development Review No. SR2010-001. 
These features within the context of the overall design will continue to provide visual 
interest as vertical elements that help break up the project massing consistent with the 
necessary findings for project approval. The changes in the design of the roof-mounted 
mechanical equipment screening enclosures are necessary to accommodate the 
installation of current and future mechanical equipment, including silencers to minimize 
noise and pollution control units to control odors. With regard to the seven-space 
reduction in parking, future restaurant tenants will be further limited and reviewed 
through the use permit process to ensure adequate parking is provided based on the 
proposed net public area.    
 
Alternatives 
 
Should the Planning Commission conclude that the final design does not exhibit the 
high level of architectural detail and landscape improvements illustrated in the approved 
conceptual building design, or conclude that the design changes are not in substantial 
conformance, the Commission should direct the applicant to make specific revisions 
needed to comply.  
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PUBLIC NOTICE 
 
Although this agenda item does not require a public hearing, notice was published in the 
Daily Pilot, mailed to property owners within 300 feet of the property (excluding roads 
and waterways) and posted at the site a minimum of 10 days in advance of this meeting 
consistent with the Municipal Code requirements for public hearings. The item also 
appeared upon the agenda for this meeting, which was posted at City Hall and on the 
City website. 
 
Prepared by:  Submitted by: 
 

 
ATTACHMENTS  

 
PC 1 Draft resolution of approval 
PC 2 City Council Resolution No. 2011-86 
PC 3 August 9, 2011 City Council Minutes 
PC 4 Proposed Final Architectural Plans 
PC 5 Colored Renderings & Colors and Materials  
PC 6 August 9, 2011 Approved Conceptual Plans 
PC 7 Lighting Fixture Cut Sheets 
PC 8 Proposed Final Landscaping Plans 
PC 9 August 9, 2011 Approved Conceptual Landscaping Plan 
PC 10 May 21, 2012 Mestre Greve Associates Noise Assessment 

 
 
F:\USERS\PLN\Shared\PA's\PAs - 2010\PA2010-114\Planning Commission\June 7, 2012\20120607 PA2010-114 PC rpt.docx
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June 7, 2012 

Planning Commission Meeting 





 Two-story 19,905 sf commercial building and three-
level structure  

 9,557 sf restaurants, 8,651 sf retail & 1,697 sf medical  

 City Council Approved on August 9, 2011 



 Condition No. 4- PC review of final building 
elevations and roof plan to ensure that high level of 
architectural detail and treatments illustrated on 
conceptual plan are implemented.  

 

 Condition No. 20- PC review of final landscape and 
irrigation plan to ensure landscape improvements 
illustrated on conceptual plan are implemented.  

 

 Any substantial changes shall require PC approval. 
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